100 N. Carson Street

Carson City, Nevada 897014717

Attorney General's Office

BEFORE THE COMMISSION OF APPRAISERS OF HEEQ’I&TE @

STATE OF NEVADA FEB 11 2015

'VEVAD; EMSSJON Ei APPRAISERS

JOSEPH (JD) DECKER, Administrator,
REAL ESTATE DIVISION, DEPARTMENT
OF BUSINESS AND INDUSTRY,

STATE OF NEVADA,

Case No. AP15.014.S

Petitioner,
VS.

MICHAEL HATCH,
License No. A.0000317-CR,

Respondent. _ /

)
)
;
; COMPLAINT AND NOTICE OF HEARING
)
)
)

STATE OF NEVADA, DEPARTMENT OF BUSINESS AND INDUSTRY, REAL ESTATE
DIVISION (Division), by and through counsel, Attorney General ADAM PAUL LAXALT of the
State of Nevada, and Deputy Attorney General COLLEEN L. PLATT, hereby notifies the
Respondent, MICHAEL HATCH, of an administrative hearing, which is to be held pursuant to
Chapters 233B and 645C of the Nevada Revised Statutes (NRS) and Chapter 645C of the
Nevada Administrative Code {NAC). The purpose of the hearing is to consider the allegations
stated below and to determine if the Respondent should be subject to an administrative
penalty as set forth in NRS 645C.460, if the stated allegations are proven at the hearing by
the evidence presented.

The Division complains for disciplinary action against Respondent,
MICHAEL HATCH.

JURISDICTION

Respondent, MICHAEL HATCH, was, at the relevant times mentioned in this
Complaint, licensed as a certified residential appraiser by the Division under license number
A.0000317-CR and is, therefore, subject to the jurisdiction of the Division and the provisions of
NRS Chapter 645C and NAC Chapter 645C.
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FACTUAL ALLEGATIONS

1. Respondent completed a review of an appraisal of a single-family home located
at 2837 Middle Earth Street, Las Vegas, Nevada 89135 (“subject property”). (See Exhibit 1,
BS 116-144)

2. The appraisal review had an effective date of May 10, 2014, and a signature
date of May 21, 2014. The appraised value was $575,000.

3. Respondent failed to report the date of the appraisal report under review.

4, Respondent failed to state in his review that the name of the appraiser who
conducted the report under review was withheld by Respondent's client.

5. Respondent failed to identify and report that the neighborhood boundaries stated
in the report under review were incorrect,

6. Respondent inconsistently reported the completeness and/or accuracy of the
site section in the report under review.

7. Respondent failed to analyze and report the subject property’s outdoor kitchen
area.

8. Respondent failed to analyze and report the subject property’s built in
entertainment cabinets in the family room and built in desk in the den.

9. Respondent failed to analyze and report that his reported comparable sales 1
and 4 are adjacent to a major thoroughfare and comparable sale 3 is adjacent to a residential
street.

10. Respondent failed to support the reasons for his disagreement with the cost
approach completed by the report under review and failed to support his opinions and
conclusions for his development and reporting of the cost approach.

VIOLATIONS OF LAW
First Claim for Relief

Respondent has engaged in unprofessional conduct by failing to prepare the appraisal

in compliance with the standards of the Appraisal Foundation, a violation of

NRS 645C.460(1)(a), including the act found at NAC 645C.405(1). These standards are
2.
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published in the Uniform Standards of Professional Appraisal Practice (USPAP) adopted by
the Appraisal Standards Board of the Appraisal Foundation as authorized by Congress and
adopted in Nevada by NAC 645C.400.
Second Claim for Relief
Respondent has engaged in unprofessional conduct by failing to protect the public by
issuing an appraisal with numerous errors, a violation of NRS 645C.460(1)(a), including the
act found at NAC 645C.405(2).
Third Claim for Relief
By failing to include all other data, information and documentation necessary to support
his opinions and conclusions regarding the cost approach, Respondent is in violation of the
Record Keeping Rule of the USPAP. This is unprofessional conduct pursuant to NRS
645C.460(1)(a), including the act found at NAC 645C.405(1).
Fourth Claim for Relief
By failing to be aware of, understand and/or correctly employ those recognized
methods and/or techniques that are necessary to produce a credible appraisal review,
Respondent is in violation of USPAP Standards Rule 3-1(a). This is unprofessional conduct
pursuant to NRS 645C.460(1)(a), including the act found at NAC 645C.405(1).
Fifth Claim for Relief
By committing substantial errors of omission and/or commission that significantly
affects an appraisal review, Respondent is in violation of USPAP Standards Rule 3-1(b). This
is unprofessional conduct pursuant to NRS 645C.460(1)(a), including the act found at NAC
645C.405(1).
Sixth Claim for Relief
By rendering appraisal review services in a careless and/or negligent manner, such as
making a series of errors that, although individually might not significantly affect the results of
an appraisal review, in the aggregate affects the credibility of those results, Respondent is in
violation of USPAP Standards Rule 3-1{c). This is unprofessional conduct pursuant to NRS
645C.460(1)(a), including the act found at NAC 645C.405(1).
-3~
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Seventh Claim for Relief
By failing to comply with the Standards Rule 1 applicable to the development of an
opinion when the scope of work includes the reviewer developing his or her own opinion of
value, review opinions and/or real property appraisal conclusions, Respondent is in violation
of USPAP Standards Rule 3-3(c)}{i). This is unprofessional conduct pursuant to NRS
645C.460(1)(a), including the act found at NAC 645C.405(1).
Seventh Claim for Relief
By failing to clearly and/or accurately set forth the appraisal review in a manner that will
not be misleading, Respondent is in violation of USPAP Standards Rule 3-4(a). This is
unprofessional conduct pursuant to NRS 645C.460(1)(a), including the act found at NAC
645C.405(1).
Eighth Claim for Relief
By failing to contain sufficient information in the appraisal review to enable the intended
users of the appraisal review to understand the report properly, Respondent is in violation of
USPAP Standards Rule 3-4(b). This is unprofessional conduct pursuant to NRS
645C.460(1)(a), including the act found at NAC 645C.405(1).
Ninth Claim for Relief
By failing to state the name of the appraiser who completed the work under review
and/or state that the name of the appraiser under review was withheld by the client,
Respondent is in violation of USPAP Standards Rule 3-5(d)(iv). This is unprofessional
conduct pursuant to NRS 645C.460(1)(a), including the act found at NAC 645C.405(1).
Tenth Claim for Relief
By failing to understand and correctly employ those recognized methods and
techniques that are necessary to produce a credible appraisal report, Respondent is in
violation of USPAP Standards Rule 1-1(a). This is unprofessional conduct pursuant to
NRS 645C.460(1)(a), including the act found at NAC 645C.405(1).
i
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Eleventh Claim for Relief
By committing a substantial error of omission and/or commission that significantly
affects the appraisal, Respondent is in violation of USPAP Standards Rule 1-1{(b). This is
unprofessional conduct pursuant to NRS 645C.460(1)(a), including the act found at
NAC 645C.405(1).
Twelfth Claim for Relief
By rendering appraisal services in a careless or negligent manner, such as by making a
series of errors that, although individually might not significantly affect the results of an
appraisal, in the aggregate affect the credibility of those results, Respondent is in violation of
USPAP Standards Rule 1-1(c). This is unprofessional conduct pursuant to
NRS 645C.460(1)a), including the act found at NAC 645C.405(1).
Thirteenth Claim for Relief
By failing to clearly and/or accurately set forth the appraisal in a manner that was not
misleading, Respondent is in violation of USPAP Standards Rule 2-1(a). This is
unprofessional conduct pursuant to NRS 645C.460(1)(a), including the act found at
NAC 645C.405(1).
Fourteenth Claim for Relief
By failing to include in the appraisal report sufficient information to enable the intended
users of the appraisal report to understand the report properly, Respondent is in violation of
USPAP Standards Rule 2-1(b). This is unprofessional conduct pursuant to
NRS 645C.460(1){(a), including the act found at NAC 645C.405(1).
Fifteenth Claim for Relief
By failing to summarize the information analyzed, the appraisal methods and/or
techniques employed, and the reasoning that supporis the analyses, opinions and/or
conclusions; and/or explaining why the sales comparison approach, cost approach or income
approach was excluded, Respondent is in violation of USPAP Standards Rule 2-2(a)(viii).
This is unprofessional conduct pursuant to NRS 645C.460(1)(a), including the act found at
NAC 645C.405(1).
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DISCIPLINE AUTHORIZED

NRS 645C.460 establishes grounds for disciplinary action. NRS 645C.470(2) provides
that an appraiser is guilty of unprofessional conduct if he violates any provision of
NRS Chapter 645C or any regulation adopted pursuant to NRS Chapter 645C.
NRS 645C.470(4) provides that an appraiser is guilty of unprofessional conduct if he
knowingly communicates a false or fraudulent appraisal to any interested person or otherwise
engages in any deceitful, fraudulent or dishonest conduct. NRS 645C.460(2) provides that if
grounds for disciplinary action against an appraiser are found to exist, the Commission may
revoke or suspend the license, place conditions upon the license, and/or impose a fine up to
$10,000 per violation. If the Commission finds that any claims for relief are time barred
pursuant to NRS 645C.510(3), they may impose any discipline except suspension and
revocation.

i discipline is imposed, the Commission may order that costs of this proceeding,
including investigative costs and attorney’s fees, be awarded to the Commission pursuant to
NRS 622.400. Therefore, the Division requests the Commission to impose such discipline as
it determines is appropriate under the circumstances, and to award the Division its costs and
attorney's fees for this proceeding.

PLEASE TAKE NOTICE that a disciplinary hearing has been set to consider this
Administrative Complaint against the above—named Respondent in accordance with Chapter
233B and Chapter 645C of the Nevada Revised Statutes and Chapter 645C of the Nevada
Administrative Code.

THE HEARING WILL TAKE PLACE March 24, 2015, commencing at 9:00 a.m., and
each day thereafter commencing at 9:00 a.m., through March 26, 2015, or earlier
if the business of the Commission is concluded. The Commission meeting on
March 24 and 25, 2015, will be held at the Nevada Gaming Control Board, 555 E.
Washington Avenue, Room 2450, Las Vegas, Nevada 89101 and via video conference to
the Gaming Control Board, 1919 College Parkway Carson, City, Nevada 89706. The

Commission meeting on March 26, 2015, will be held at the Department of Business
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and Industry located at the Bradley Building, 2501 E. Sahara Avenue, 2™ Floor
Conference Room, Las Vegas, Nevada 89104.

STACKED CALENDAR: Your hearing is one of several hearings scheduled at the
same time as part of a regular meeting of the Commission that is expected to last from
March 24, 2015, through March 26, 2015, or earlier if the business of the Commission is
concluded. Thus, your hearing may be continued until later in the day or from day to day. It
is your responsibility to be present when your case is called. If you are not present when your
hearing is called, a default may be entered against you and the Commission may decide the
case as if all allegations in the complaint were true.

YOUR RIGHTS AT THE HEARING: Except as mentioned below, the hearing is an
open meeting under Nevada's Open Meeting Law and may be attended by the public. After
the evidence and arguments, the Commission may conduct a closed meeting to discuss your
alleged misconduct or professionai competence. A verbatim record will be made by a certified
court reporter. You are entitled to a copy of the transcript of the open and closed portions of
the meeting, although you must pay for the transcription.

As the Respondent, you are specifically informed that you have the right to appear, and
be heard in your defense, either personally or through your counsel of choice. At the hearing,
the Division has the burden of proving the allegations in the complaint, and will call witnesses
and present evidence against you. You have the right to respond and to present relevant
evidence and argument on all issues involved. You have the right to call and examine
witnesses, introduce exhibits, and cross—examine opposing witnesses on any matter relevant
to the issues involved.

You have the right to request that the Commission issue subpoenas to compel
witnesses to testify and/or evidence to be offered on your behalf. In making this request, you
may be required to demonstrate the relevance of the witness’s testimony and/or evidence.
Other important rights you have are listed in NRS Chapter 645C, NRS Chapter 233B, and
NAC Chapter 645C.
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The purpose of the hearing is to determine if the Respondents have violated
NRS 645C.460(1) and/or 645C.470{(4) and, if the allegations contained herein are
substantially proven by the evidence presented, and to further determine what administrative
penalty is to be assessed against the Respondent, if any, pursuant to NRS 645C.460 and/or
NRS 622.400.

DATED this_\\™" dayof (g% 2015.

100 N. Carson Street

Carson City, Nevada 89701-4717
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Statg of Neva
Degartment of ingss and Industry
Real Estate Diyisi
By:
EP KER
Adminigtrator

25 ast Sahara Avenue
Las Vegas, Nevada 89104—-4137
(702) 486-4033

ADAM PAUL LAXALT
Attorney General

LLEEN ¥
Deputy Attorney General
Nevada State Bar No. 11684
100 N. Carson Street
Carson City, Nevada 89701-4717
5775; 684-1222
775) 684-1103 (fax)
Aftorneys for Real Estate Division
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Michaol H. Hatz* 'eal Estate Appratss) Senvices,inc,
Reai Estate Supiaisers, Analysts & Consultants

|

REVIEW OF

LOCATEDAT:

2837 MIDOLE EARTH STREET
[AS VEGAS, NV 89115-1783

FOR:
APPRAISAL MANAGEMENT SERVICE

531 ROSELANE 3T, STE 530
MAMEITA, GA 30058

BORROWER:
STANLEY GITLIN

AS OF;
May 10,2014

BY:

MICHAEL H. HATCH, SRA, IFA

3540 1. EAHARA AVENUE # 250, LAS VEGAS, KEVADA 89102 {702} 474-1384-0FRCE / [702) ATA-L306-FAX
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Michael H, Hatch Real Estats Appraisal Soiv:tes,loe
Real Estate Appraisars, Analysts & Consunants

20140208-1889-2

Fia Ho. 14050121

SHAWNA WAITE

MARY WILHELM

APPRAISAL MARAGEMENT SERVICE
531 ROSELANE $7, STE K30
MARETTA, @A 30080

File Number. 4088121

Towhom It may concars:
In accordance with your request, | have completed an Appraisal Review for the following appraisal report:

Address: 2837 MIDDLE EARTH STREET
LAS VEGAS, WV 89138-17T03
Effective Date: 03/10/2014

The purpose of this Appraisal Review is to verify the accuracy of the factual dala and canclysions and to
determine the reasonableness of the value opinion contained in the appraisal report under review.

| have found the final oplnion of market value unreasonable. In my nplnlnn the market vaiue of the
subject property [s $878,000 as of May 10,2014

Thedalt:ached report contains additional data and anelysis, along with certain certification and limiting
conditlons

Sincerely,

—

MICHAEL H. HATCH, SRA, IFA - REVIEW APPRAISER

A.0000317-CR

354D W, SAHARA AVENUE # 250, LAS VEGAS, NEVADA 89102 (702) A74-1384-OFFICE / (T02) 474-1388-HA%
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Michae! M, Hateh Appralea Senvices, bn.

20140508-1889-2
One-Unit Residentlal Ap-raisal Field Review Repors  rieso. 24030111
E “nﬂmmm 0 provide tha lev* -~ - with an opinion on the sceuracy of g&mmm
| Progety Addes T MIDDLE EAR- STREGF Uiy 1ASVEGAS - W __TpCode BOLISITED
e STANLEY (TR dPible Pecoe! WGELERICRANIMBERYY oy CLARN
EN AT SUMMERLIN INFT 2 Mmu&gmmg&gz
2-220-034

] Fov e

Date o Aco

Luumthmmmum Wre nu e, m.wm lm.m THEINFC. AATONAPPEARSTORE
CCMPLETE AND ACCURATE. THE [HFORMATION PERTAMNING THE SURIECTS ASSEL JORS PARCEL NUMBER, PROPERTY TAY, LEGA1 DESCRIPTI)N, CERSUS TRACT,
HOME CNWERS ASSOCLETION, AND NEMIHBORHO JE ARF VERUFLARLE ARD SORRECT.

uumummummwm liiv- Dm e gpteaie e, e a e vy m-qu um_
PPEARS TO BE COMPMETE AND ACCURATE FT M 2 THAY EVIEWER [3 R0 [DER WITH H THE PUH CHASI Hi

6. Asn the comparable sales selected bcationally, physicall, and funcionally the most simle (o the subject property? || Yies mh WYen, provide a brief summary.
¥ No, provids § detalled wpienadcn as o why Sy are ol the bestcomparable sles.  Siea Adtached Addendum

7. Are the deta and analysle (including the indhvidal adkssiments) presented in e sales comparison apgrosth complen £nd soasty? l_]'m mhh  Yes, provide a briel surmary.
fho,opin  5a0 Attached Addeadun

uuuummmuuuunmmumdhmmmwm e I_'Im lmm.wm
1o, analyze ard report the comeet sale or Wansler history and the data source(s). (HE BULTICH A e iD

10, |a the of mariet b in the sppratssl report under rev a8 ol the effective date of the appraisal report?
KN
Pk M o 1031 Whch 203 PrEdct g A0 SRR, KDDASTT! venuimbam Fosrin s Pari BE00 Murdh T008
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hiza o+ . Hatch Appralsal Senvicas, lec,
20140509-1843-2
One-Unit Resid: lial Appraisal Field Review P2port ~ rsm, 14050111
ST o SECTONW: COMMETECKCYTE - APPSR MWERE RO TO QUL T (I SECTION Gl S RAte & |
1. Provide detalled e . ket disagreement with the opinion of value in th:: - - iaisalepertunder review, T INDACATED OPEXION

THE INDICATED OPi%10N OF WALLE FOR THE SURIECT OF $675,000_|

15 HOT COKSIDFRED “EASONARLE O SUPPORTABLE AS OF THE s £ OF VALLUTION OF THE ORIINAL APPRAIS"!_ THE REVIEW APPRALSER DOES WOT AGREE #:1TH |
| FHE OPIMION OF V41 OF THE APPRAZSAL REPORT UNDER REVIE\; DUETO NONE OFTHE COMPARABLES UTILE ™™ (NG RELIABLE WDICATORS DFVALLE. |
3 Shni-mmﬁ\a- wuummmmm:mm muummsmmmwmmmwm:___
! EDIT 4 COUNT, REDROCAE 00MLS ARE ASSLMED TO B URATE BASED O THE |
mlHMUEMMMMMEMMMMNIBMMSUNMMEmumm =E% |

[THU2S, ARE 11 ASSUMED 10 BE CORRECT AND ACCURATE.

kD Pmﬁunﬂq! "ldﬂhﬂdhdhdﬂhdhlﬂlﬂﬂhmtmhlﬂhﬁlhhh*mmw

i RG

Summary o Vahe Conchsion (inchucing dataded suppor lor e Opinion of vk and reasons wdly e iew casparatie e ary b fhar v 3o e 1 thg Apprese rogont et rviews
 Sow Adtachvod Addordum

- e L TR R T
!udnnl i Mhﬁpmhndhmmdh-ﬂmmmubmhmc L] mmnmun-m-u
sxiarior areas of the subject property, defined acope of work, statement of pth d imiting conditions, and appraisac’s carntification, my opinlon of
mmmumummmmunmdmmm 575,000 ,asof 05/10/2014 which
Lis the fiecthve dain of e appralsalepontunderreview.

Fradeta Nu e 1552 Mrch 2038 et iy AQ s, KDIAZ] s acieth oo " Fapwin i P 7100 b $E00

e, TR e el 0001189




Michas! M. Hatch Appratssl Servtr. . 1 o,
20:-7508-188%-2
One-! m:Residential Appralsal r:em Review Report Fie No. 14950111
T R e T oF v s T

Tr+ scope of work for this appraissl flekd review 1= defined by the compledty of the sppnsis. _ﬂmmmnmwwdmm

i, including the following statement of §37....wons and imiting condifions, and certificati=»s  Tha review appraiser must, ot 8 méinimum: 1) reed the entire
& raisal report undar review, (2) pariarm 8 +Zoual irspection of tha extorior arsas of the subje:. ;roperly from st laast the sireet. (3} nspect ! 4 neighborhood,
{4} inspect sach of the compersble safes from . lsast the strest, {5) pericrm data reasarch an: analysis o detamine the sppropristeness ond accuscy of the
04 In the spraisel repart, (6] reseerch, verit. snd ansiyze dats from reflable public andior priate sources, (7) detarmine the sccuracy of ti:= opinion of value,
and {8) asume the property condition repc ... in tha appraisal repart ks AccUDle Lniess there + evidence o the contrary.

If the review sppraiser determines that the (iaon of valua in the meport under review |s not actxate, he or she I8 requised to provids an opi; 1 of market value,
The review appraiser is not maquired t repiico’s the sieps completad by the ariginel eppraiser th-t the review appreiser beliaves t be refabl= nd n compllance
with the epplicable res! property appraissl der. wlopment standards of the Uniform Standard of i rofessional Appreisal Practice. Those e i the eppralsal
repart under review are exdandad 1o s repor! by tha use of an extreordinary assumption, whih & identited in Section I, Question 2. I the nrview appraiser
deternsines that the cpinian of value is not sccurats, be or she must presant additonal data that has been ressarched, verifled, and analyzed in produce s
mmdmhmmammumrum-umwmmu-dmwm 2

mwmmuwmmhmdmmwmmm mmmhw

10 8id the review sporaiser with the developmaent gnd reporting of an appraissl fleld review:

1. The review sporsiser must be the individusl wha personaly read the entire appraisal repcrt, performed & visusl Inspection of the extericr arees of the
subject proparty from st leaat the sireet, inspectad the neighborhood, inspected sach of the comparabla sales Jrom st leest the street, performed the deta
resasrch and analysis, and prapered and sigrad this report.

2 Tha review sppraiser must focus his ar her comments on the sppraisal repart under revisw and not Includa personsal opinions abaut the sppmiserfs) wha
prapared e sppriisal.

3. The lender/cient has withhold the ideniity of the sppratsers) who praparad the sppraiial report under roview, unless otharwisa indicated in this report

4. Thareview aporaiser must assums that the condition of tha property reported In ha appraisal raport is accurate, uniass thars Is svidancs to the conirary.

5. This One-Unit Residential Appraisal Field Review Raport i divided into two sactions. Section | must be completed for al assignments. Section H must b
compieted anly ¥ e answar to Queston 10 in Section | Is “No.*

8. The review appraiser must delemming whether the cpinion of markat valus |s scoursty snd sdaquataly supponiad by markel svidence. Whan the roview
sopralset dissgrons with tha opinion of vaiue, he or she must complele Saction IL Because appraiser's opiniona can very, the review appralsar must have
conclusive svidanca that the apinion of vetue la not accursts.

7. Theraview sppraiser must axpisin why the comparsbie sales in the appraisal report under raview shoukd not have bean waed. Simply siating: "see grid” is
unpccapisble. The review appreiser muat sxplaln and supgcsi his or har conclusions.

4. The review appraiser must form an cpinion about the overall accuracy and quatly of the data In the apprafsal report under ieview. The oblective i o
detarmine whethar material errors exial snd what affect they have on tha opinions and conclusiona In the appraisal report under review, Whan the review
sppraiser sgress it the dela is essantaly comect (sithough minor erors may exist), he or she must summarntzs the overal! findinga. When the review
sppraiser cdetemings et material arors axdat in the data, he or $he must identify them, camment on their cverall sffect on the opinions and conciusions In
the sppmisal repori under review, and Include the comect irformation.

9. The Questions in Saction | sre intended i identily both the positive and negative slements of the appraisel under review and 1o report daficiencies. Tha
review sppraisar misi maka & clear 10 he reader what affect tha deficlencies have () tha opinions and conchusions in the sppraisal report. Simpla “Yes®
and “No® answers sre unaccapiabie.

10. Tha review appraisar must provide specific, supportable reasons for dlsagreeing with the apinion of veius in the appraissi report under review In responsa
o Question 1 In Section H.

11. Tha review appraiser must identtly any exiraordinary masumplions that wers necessary in order to arrive st hie or her opinion: of marked valus. Exirsordinary
sssumptions include the use of inaormation from the appraisel report undar review that 1he review appraiser concludas i refloble {such e an asaumption
that the reporiad condiion of tha subject property ia accuras).

12, The review spprsliter must include the rationale for using new comparabla salas. The following question must be anawered: Why are thesa new
comparabie sales batter ¥un the sales In the eppraisal report Lnder view?

13. The new comperable asies providad by the review sppraiser and reported in the sales comparison enalysie grid must have dosed on or befors the effectve
dets of the sppraisal repart under rview. It may be epproprists 1o Include daty that wae not svaliable 1 e ariginal appraiser 89 of the eflective daia of the
original appraieal; however, that informatian shouid be reportad as “supglemental” io the data thal wauld have been availsbis i the ariginal appraisar,

14. The review eppralser mus! provide a sals or trensfer history of the new comparable sales for a minimum of one yeer priar o the date of ssie of the
comparabie sale. The review eppreiser must snalyze The sale or triswsfer data and report the effect, f any, on the review sppraiser’s conclusions.

15. A review of an sppraisal on & unlt In & condominium, cooperative, or PUD project requines the review sppralser 1o analyze ihe project Information In the
appraissl repart undar review and comment on s compistanesa and acouracy,

18. An appreisal review of a manufsclured home requires the nivisw appraiser to assume that the HUD data piste information is comed], nisss Information i
tha contrary is svalisble. in such cases, tha review sppraiser must identfy the scurce of the data.

17. The review appraiser’s opinion of market valua must be “zs ol the effective date of the appraisal report under e,

e T ——— te—
e i Fora 10X2 March 2008 Pickomt ury AQ wfme, 0D van el R Famis py Fmm X0 bdwrch X8
e e ded 200 i X
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Michaed W, h2tul ppralsal Sarvices, Inc.

One-Unit Residential 2 unraisal Fleld RevlewRe ' Flehe 14850111
T e U GRS NIATEMENTOF ASSUN. 1\ 0, S TS
1. Thameview sppralser wil 11t ba responaibie for matters of & legal n.s - » that sffect aither the property hat Is the - v of the sporaisal uider review or

the #8 o it, except for »+>rmetion that ha or she became aware of Junng the resaarch involved In performing this 1. - -isal review. The review sppraiser
as3umas that the tite & .~ and markatable and wil not rendar any' crinions about the ta.

2. The review sppralser will - <t giva tastimony or appesr in court bac.+ 1ve o sha performad & review of the appralsat of the proparty in question, unless
spaciic arangemants 10 k' 30 have been mads beforshand, or a5 & whie requined by tew,

3 Uniss glhorwlse staied . this appraisal fiold review report, ihe reviey. appraisar has no knowledge of any hiddan or Lnapparent physics) deficlencies or
axdvrsa condifons of the property (such a3 but nat mitad o, needed rapeirs, datarioration, the presence of hazardous wastes, kvt substsnces, advarse
smronmantal conditions, efc.) that would make the property less vakuoble, and has assumed that thers are no such rondiions and makes no guanantaes
or wasmanties, sxpressed o impllad, The review appratser will not be responadite for any such condiiona ihat do exlst or for gty enginesring o testing
thet might be requined o ciscover whether such condiiions axist, Bacauss the review sporsiser s not an epernt In the flel of savironmantal hazerds, this
appraizai field review report must not ba corsidered as an environmentsl assessment of the property.
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t.  Ihave, st a minimum, doveloped end reported this appraisal fiskd review in accordance with the scope of work requirements stated in thia appralsal fleld
W report,

2} | perfumed thia sppraisal fleld review in accordance with the requinerents of the Unifonm Standards of Professionsl Appraisal Practics that wans adopled
and promuigated by thw Appralasl Stendarrs Beard of The Appralasl Foundation and thst were it piace st the time this appralsal feld review report wes
prapared.

3 Ihave the lnewiedge and experience o perform appralesis and revdew sppraissts for this type of property in this madket ared.
| am gware of, and have access ko, the necesasry and approprists public and private dats sources, such &3 multiple ising services, tax sssessment
fecords, public Land records and othar such dats sources for the ares in which the property is located.

5. lchtained the nformalian, esiimates, and opinions lumished by clhar parties and expraased in this spprsissl fekd review report from refiable sources that |
Selleve 10 be bus and comect.

6. I have not knowingly withbeld any significant informalion frort this sppraisal field review report and, 1o the best of my knowladpe, all siatements and
information In this eppraiaal flaid revisw report am tus and comect,

7. lsiniad in this eppraisal fleld review report my own personal, unblased, and profeasional analyals, opinicrs, and conclusions, which s subject only 1o the
assumplions and imiing condition in this sppraisal held review report,

8. | have o prasant o prospective interest in the property thet ls the subject of this report, and [ have no present o prospective personal interest or bise whh
respect 1o the perticipants in the transaction. | did nol basa, either partially or compietaly, my analysis and/or opinion of markat vaiue (¥ any) in this
sppraiaal Seld review repart on the race, color, religion, sex, age, markal status, handicap, famiial aistus, or nationat origin of either the prospective
awnars or ocopas of the subject property or of the prasent awnars or ocoupanis of the propertias in the vidinity of the subject propany oF on sny other
Dagln prohibiied by law,

€. My employment ancior compertsation for parforming this sppratsal flekd review or any future or anticipeled sppraisais or sppraizal fald reviews wes nol
conditionad on any agreement or undarstanding, wiithin or otharwisa, that | would repart (or present analyals supporting) a predetarmined specific vaiua, &
prodetarmined minimum value, 8 fEnge or direcion in valus, a vaius that favors ihe cause of any party, o the sitainmant of & specific result or ocourence
of & SpAcii; subsequant svent (such &3 approvel of s pending maorigage losn spplication).

10. | perscaly prepared all conciusions and opinions sbout the real estate that wore sat forth In this appraisal Beld review report. | further certify that no one
provided significant professional essistance o me in the developmaent of thia appralsal Ssid review report. | have not suthorized anyona 1o maka a change
fo eny ke in this sppreissl field review report: Sersfora, any change made (o this eppraisal fieid review report ls unsuthorized and | will teke na
responabifty for it

11, Videntifed the lendericientin this sppriisal feld review report who is the individual, argantzalion, or agent for the organizafion that ordered snd wil receive
this sppraisal Seld review report.

12. The landerfclient may disciase or distribute this appraissl field review report io: the morigages or its successors and assigns; morigege insurers;
fovenment sponscred enterprises; other secondary market participents; professionsl appraisel crgenizations; any depariment, agency, of instrumantalty
of the Untad States; and any siate, the Distric! of Columbis, or other jurisdicions; without having o ablsin the review sppraiser’s consant, Such consent
mut e cibiained bofors this sppreisal fleid review report may be discicasd or diatributed 1o any cher pasty (inciuding, but not timited 1o, the public
through advertising. public relstans, news, asles, or ohr media),

13. The marigages or iis successor and assigns, mangags insurers, govemment aponscred enterprises, and olher secondary markel pariicipants may rely
on ¥x appraisel feld review report aa part of any martgage firance traraaction that involves any one or mone of these parties.

14. ¥ ihia appraisal flekd rinview repart wes transmitind a3 an "slectronic recond® containing ny "slectronk: signriure,” a1 thoss terms are defined in spplicable
fuderal andlor state lews (exciuding sudio and vides recordings), or a facsimile trensmisslon of this appraisal feid review repart containing a copy or
representation of my aignatura, the aporaissl fiekd review repcrt shall be es affective, enforcesbia and vaild a3 If & paper varslon of thia sppesissl fleld
review report wees delivered containing my original hand written signature,

15, Any intentional or negligent misrepresantation(s) conisined In this eppraisal fleld raview report may result in civil lebiity and/or criminel panaies induding,
but not Armitad (o, fine of imprisonment or both urder the provisions of Tise 18, United States Code, Section 1001, et s6q., or similer stats laws,

E

1uswe performad (no) sarvices, as an appraiser ot lo sy other capacity, reganiing the proparty that is tha sabject of this repork within the three-year peried
lmmmmdu:m
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Narte MARY WILIELM
Company Name APPRAISAL MANAGEMENT SERVICE
. Campany Adiess 531 BOSEIANE ST, STE 830
A s b
Conpesy Address 3540W. SURA AVENUE #3230 MARETHA, A 30080
LASVEGAS, NEVADA 29102
Tokstors Marbe 702) STA T4 ___
e "W!! = ,z:'“m""" oM Compey i A588 POREERS BLVD
Stake Cottcaion # A0000317-CR LINCOLN, NE 63520
mm-s Fiwviewer's Opinion of Harket Ve $ 575000
B bun 03/10/2014
Exgication Cate-of Certicaion or Licsnse 04/30/2015 Oy X review agpraiser arwered Ne® to Questons 10, n Section,
Frctis M Fom K17 Mach 108 m”:’"-mm Fareta Maa P 30 ek 0l
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=" 1nal H. Hatch Apprateal Sarvices,lc.

One-UnitRe: :-ntial Appraisal Field Revizww Report st 14080111
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Wichael H. Hatch Apprat- ~* services,inc,

. " 16508-1889-2
One-Unit Residential Appraisal Field Review Report e in5011

[ coummmEwENs | ewsiEes

—

: EE%E' %ﬁf#ﬁwm

mt] nL
Nt = Tl [0 Ts ol gl T Ts G 11 Ts []
Adjustnd Sale Price ; dinetad  0.0% |N¢P¢. 0.0% NeiAd 0.0
: 3 Oloomid  B0w|s _Olcmmsy  0owly ]
ITEM COMPARABLE SALE NO. 7 COMPARABLE SALE MO, § COMPARNSLE SILE WO B
o
Summary of Sales Comparben Aparoach

600123




ADDENDUM

e Flet:s: ~ 250111
Propedy Adcrpey; 2807~ 5 EARTHSTREET Cesa b 0140508-1000-2 .
Lt LASVEGAS Stz NV Do: 93978y

Lander: APPRAISAL L= SEMENT SERVICE

Comparable Sales Sealsction

NONE OF YHE COMPARABLES SELECTED FORTHIS ANALYSIS CAN BE CONSIDERED APPROPRIATE GIVEN THAT THERE
WERE MODEL MATCH PROPERTIES AND RECENT SALES WITHIN THE SUBIECTS IMMEDIATE DEVELOPMENT OF WOOD
GLEN AVAILABLE THAT WERE NOT UTTLIZED, REASONS WHY COMPARABLES UTILIZED ARE NOT SUITABLE ARE AS
FOLLOWS:

COMPARABLE # 1 1S LOCATED (2.5) MILES AWAY FROM THE SURJECT AND IS OF SUPERIOR QUALITY TO THE SUBJECT. IT
IS ADDITIONALLY OATED NEARLY {9) MONTHS PRIOR TO EFFECTIVE DATE OF INSPECTION OF THE SUBJECT; WHEN THERE
WERE MORE RECENT SALES WERE AVAILABLE FOR COMPARISON.

COMPARABLE # 2 1S A (1) STORY DWELLING THAT IS LOCAYED M A SIMILAR DEVELOPMENT TO THE SUBJECT, BUT IT18
NOT CONSIDERED APPROPRIATE TG COMPARE DIFFERENT DESIGN STYLES IN THE SUBJECTS MARKET RANGE,
ESPECIALLY WHEN MORE SUITABLE COMPARABLES ARE AVAILABLE.

COMPARABLE # 3 IS A SHORT SALE THAT IS DATED QVER {7) MONTHS PRIOR T0 EFFECTIVE DATE. IT IS PREFERABLETO
AVOID SHORT SALES DUE 0 THEIR SALE PRICES NOT BEING BASED PRIMARILY ON MARKET VALUE, ESPECIALLY WHEN
MORE SUITABLE COMPARABLES ARE AVAILABLE.

COMPARABLE # 4 1S A MODEL MATCH LISTING TO THE SURJECT IN WOOD GLEN, BUT 1S A SHORT SALE THAT HAS HAS
BEEN OVERPRICED BY THE LENDER AND HAS BEEN 0N THE MARKET FOR NEARLY (9) MONTHS AS A RESULT.
ADDTIONALLY, THIS COMPARABLE DOES NOT SUPPORT A VALUE OPINION OF $675,000.

COMPARABLE # 51S AN OVERPRICED LISTING IN A SIMILAR DEVELOPMENT TO THE SUBJECT. IT 1S NOT CLEAR WHY THIS
COMPARABLE WAS UTILIZED, AND SERVES NO PURPOSE IN THE REPORT OTHER THAN TO DEMONSTRATE THAT THERE
ARE OVERPRICED LISTINGS IN THE SUBJECTS IMMEDIATE MARKEY AREA.

MORE SUITABLE COMPARABLES AND WHY THEY ARE MORE SUITABLE ARE AS FOLLOWS:

“PER GLVARMLS # 1373584 (10714 WEATHER TOP CT), A MODEL MATCH PROPERTY IN WOOD GLEN WAS IN ESCROW
AS OF THE EFFECTIVE DATE THAT IS NOT MENTIONED ANYWHERE IN THE REPORT.

-PER GLVAR MLS # 1332428 {2878 BARROW DOWNS), A SIMILAR SIZE DWELLING OF SIMILAR OVERALL UTILITY,
QUALITY AND CONDITION THAT SOLD WITHIN {90} DAYS OF EFFECTIVE DATE WAS NOT UTILIZED; THE REPORT STATES
THAT PHOTOS OF THE PROPERTY SHOULD EXPLAIN WHY IT WAS NOT UTILIZED, YET THEY DO NOT APPEAR Y0 DO 50,

-PER GLVAR MLS # 1424978 {10777 RIVENDELL AVE), A SIMILAR SIZE DWELLING IN WOOD GLEN OF SIMILAR OVERALL
UTILITY, QUALITY AND CONDITION THAT SOLD WITHIN {40) DAYS OF EFFECTIVE DATE WAS NOT UTILIZED; THE REPORT
STATES THAT PHOTOS OF THE PROPERTY SHOULD EXPLAIN WHY IT WAS NOT UVILIZED, YET THEY DO NOT APPEARTD DO
§0.

-PER GLVAR MLS # 1444805 (10709 GREY HAVENS CT), A MODEL MATCH PROPERTY IN WOOD GLEN WAS LISTED ON
THE MARKET AS OF THE EFFECTIVE DATE FOR $579,900 THAT 1S NOT MENTIONED ANYWHERE IN THE REPORT. THE
PRINCIPLE OF SUBSTITUTIGN WOULD INDICATE THAT THE SALES PRICE CANNOT BE HIGHER YHAN THIS COMPARABLE
WITHOUT THE SUBJECT BEING VERY SIGNIFICANTLY UPGRADED IN COMPARISON WITH OTHER DWELLINGS IN THE
DEVELOPMENT, WHICH IS NGT THE CASE ACCORDING T0 THE REPORT.

Compurable Sales Analysis

QUALITY RATINGS DO NOT APPEAR TO BE PROPERLY UNDERSTOOD IN THE REPORT, AS THERE ARE ADJUSTMENTS MADE
FOR INTERIOR FEATURES AND UPGRADES, WHEN QUALITY RATINGS ARE FOR QUALITY OF CONSTRUCTION RATHER THAN
INTERIOR UPGRADES. THE MARKET GRID INDICATES A QUALITYY RATING FOR THE SUBJECT OF Q2. 1 AND Q2 ARE
RATINGS RESERVED FOR FULL CUSTOM DWELLINGS AND FULL CUSTOM DWELLINGS THAT ARE CONSIDERED TOBEINA
HiaH COST CLASSCATEQORY. THE SURIECT IS NOT CONSIDERED T0 BE A HIGH COST CLASS DWELLING, AND UPON
FURTHER RESEARCH FROM CLARK COUNTY TAX RECORD'S NOR IS ANY COMPARABLE PROPERTY IN THE REPORT. THE
SUBJECT AND ALL COMPARABLES UTILIZED ARE SEMI-CUSTOM DWELLINGS (N SUMMERLIN THAT HAVE DIFFERENT
OPTIONAL BUILT-INS AND UPGRADES AND OPTIONAL ROOM COUNTS.

GROSS LIVING AREA ADJUSTMENTS ARE EXCESSIVE AT $95 PER SQUARE FOOT AND SHOULD BE BETWEEN $60T0 385
PER SQUARE FOOT.

Addrim P 1 of2 0
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THE COMMENTS INDICATE THAT THERE IS NO DIFFERENCE BETWEEN A {1) STOFY AND A (2) STORY DWELLING INTHIS
MARKETY, WHICH IS INACCURATE. ADDITIONALLY, THE COMMENTS INDICATE IT WAS NECESSARY Y0 UTILIZE (1) STORY
COMPARABLES, DESPITE THE MC FORM INDICATING A MULTITUDE OF COMPAR:iLE SALES AVAILABLE.

THE COMMENTS |NDICATE THAT THE SUBIECT DEVELOPMENY IS LOCATED WEST *FTHE 218 BELTWAY, WHILE IT IS
EAST.

THE INCREASING BOX IS CHECXED IN THE ONE-UNIT HOUSING TRENDS; IN THIS CASE, MARKETING TIME ADJUSTMENTS
SHOULD BE MADE, WHILE THERE ARE NO ADJUSTMENTS MADE. 1N ACTUALITY, THE STABLE BOX SHOULD BE CHECKED
ACCORDING T0 COMMENTS IN THE SALES COMPARISON SECTION.

COMPARABLE # 1 DOES NOTBACKTO ALT!\ DRIVE AS INDICATED, RATHER FRONTING T0 A COMMUNITY WALL WHICH
BORDERS TH1S THOROUGHFARE. IT BACKS TO ANOTHER RESIDENTIAL SITE.

THE COMMENTS INDICATE THERE iS NO MARKET DATATO SUPPORT FIREPLACE ADJUSTMENTS. THIS IS INACCURATE
AND THERE SHOULD HAVE BEEN FIREPLACE ADJUSTMENTS OF $3000T0 $4000.

Finsl Recancliation

ROTE: PHOTOS OF THE GATES FOR THE SUBJECT AND COMPARABLES WERE UTILIZED DUE T0 THE APPRAISER BEING
REFJSED ACCESS TO THE DEVELOPMENTS BY THE GATE GUARDS AT THE SIME OF INSPECTION,

ALL OF THE COMPARABLES IN THIS ANALYSIS HAVE BEEN SELECTED WITHIN THE SUBJIECTS SAME COMMUNITY AND

ARE ALL SIMILAR TO THE SUBJECT IN FUNCTIONAL UTILITY WITH COMPARABLES # 1 & # 4 BEING MODEL MATOHES T0—— ———

THE SUBJECT. COMPARABLE # 1 WAS IN ESCROW AS OF THE EFFECTIVE DATE AND CLOSED TWO DAYS LATER.
COMPARABLE # 4 WAS AN ACTIVE LISTING AS OF THE EFFECTIVE DATE.

GROSS LIVING AREA ADJUSTMENTS REFLECT A $50 PER SQUARE FOOT MARKET RECOGNITION OF VALUE STARTING
FROM A 100 SQUARE FOOT DIFFERENCE FROM THE SUBJECT. COMPARABLE # 35 INFERIOR IN BATHROOM UTILETY.

ALL OTHER ADFUSTMENTS REFLECT UTILITARIAN DIFFERENCES BETWEEN THE SUBJECT AND THE SELECTED
COMPARABLES. COMPARABLE # 115 A MODEL MATCH T0 THE SUBECT, HOWEVER HAD NOT CLOSED AS OF THE
EFFECTIVE DATE, AND COMPARABLE # 2 1S THE MOST RECENT SALE AND REQUIRES THE LEAST GROSS ADJUSTMENT;
THUS, ARE GIVEN MOST CORSIDERATION IN THE MARKET ANALYS1S AND RECONCILED TO THE FINAL VALUE ESTIMATE
WITH LOGICAL SUPPORT FROM COMPARABLES #3 & #4.

Based ou the analysis pressated above, it Is my oplalon the market valus of the fes simple Interest in the propesty that ks

the sabject of this report, predicated on an estimated sxposure time of three to six months, on May 10, 2014, was
$675,000.00.

| have performed a0 {or the specified) seivices, as an appraiser or In any other capacity, rogarding the praperty that ks
the subject of this report within the thres ysar period immediately praceding accoptancs of this agreement.
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SUBJECT PROPERTY PHC7 . ADDENDUM

Fie No:_ 34050411

Case N0 201405... 3852

| Property Addiess: 2437 MIDBLE EAR! STREET
Clty: LAS VERAS

3 Lender, APPRAIKAL MANAGEMENT SERVI2E

__Slale: W Zreapirss
L

FRONT VIEW OF
SUBJECT PROPERTY

Reviewed Date; May 10, 2014
Reviewer's Opinion: § 575,000

REARVIEWOF
SUBJECT PROPERTY

STREET SCENE
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Fir *.... 14080111
Cas:* ... 20140509-1889-2
Zip; 89135-1783
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COMMARABLE PROPERTY PHOTO ADDENDUM

Fiia No.: 14080111

C. . 20140508-188%-2

State Zip: 891384733

COMPARABLE SALE #1

10714 WEATHERTOP CT
LASVEAS, NV 89138

Sale Date: #18/12/2014-COE
Sale Price: $ 525,000

COMPARABLE SALE #2

10777 RIVENDELL MVE

1AS VEGAS, W 59123

Sale Dale: 04/07/2014-C0€
Sale Price: § 542,000

COMPARABLE SALE#3

2575 BARROW DOWNS 57
LASVEQAS, WV 83118

Sale Date; 01/29/2014-COE
Sale Price: $ 575,000
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COMPARABLE PROPEK .Y PHOTO ADDENDUM

BOTgWeY, STANLEY GTUN = Fle Np. 14050131
P 2 28537 MIDDLE SATH STREET (‘& NO.: 20140 218092

Stale: W “in_88135-1783

v |

COMPARABLE SALEM

10709 GREY HAVENS CT

AS VEGAS, V89135

Sale Date: 05/07/20244D
Sale Price: § 579,500

COMPARABLE SALE #5

Sale Date:
Sale Price: $

COMPARABLE SALE #8

Sale Dale:
Sale Price: $

— ——l 000129




ORIGINAL COiPARABLES PHOTO ADDENDUM:

GOmower, STANLEY GhiLn 0. 14080111 i
Propesty Address; 2877 MIDDAE EARTH STREET €. No.- 20140806-1888-2 i)
Clty: LASVEQAS State: W Zip: 59135-1783 i

LEI'I..'H: APPRAISAL MANAGEMENT SEWICE

COMPARABLE SALE #1

9429 GARNET CROWN AVENUE
LASVEBAS, NV. 89148

Sale Date: 8/19/2013
Sale Price: $ 767,300

COMPARABLE SALE #2

3025 LULLINGSTONE STREET
LASVEGAS, Y. 89135

Sale Date: 4/28/2014
Sale Price; § 705,000

COMPARABLE SALE#3
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OR} SINAL COMPARABLES PHOTO ADDENDUM
Bir- o STAHLEVGITUN . FheNg. 14080111
Proz .. Address; 2837 MIDBLE EARTH STREE! Case No.: 20140508-1889-2
Lay wsveans Stut W Zip: 891351743
Lt i PPRAHAL MANAGEMENT SENICE

COMPARABLE SALE 4

2588 BARROW DOWNS STREET

COMPARABLE SALE #5

COMPARABLE SALE#8

Sale Date:
Sale Price: §

(- — 000131
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[ BOMgwer, STANLEY LN Flie No. <0111
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